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Description:

Erection of 1.5 storey extensions to gable and  rear, form straight gable, raise height of 
chimney, and formation of dormer window to front
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Application Type: Detailed Planning Permission
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Applicant: Mr Euan Davidson

Ward: Lower Deeside

Community Council: Cults, Bieldside and Milltimber

Case Officer: Sheila Robertson

RECOMMENDATION
 
Refuse

APPLICATION BACKGROUND

Site Description
The application relates to a 1½ storey semi-detached dwelling house with a fully hipped roof, 
facing north east across Cults Avenue. The dwelling house has roof lights to both front and rear 
elevations and a garage has been added to its south eastern gable, which sits some 330mm 
below the level of the dwelling house, 2.75m in width,10m in length and projecting 2.3m beyond 
the original rear building line of the dwelling house. It has a lean to roof 2.4m in height where it is 
attached to the gable falling to 2m.  A single storey pitched roofed extension has been added to 
the rear, 4m in width and with a 4m projection lining through with the north western elevation. A 
conservatory has been added to the rear elevation, 3m in projection and infilling the space 
between the garage and rear extension. The immediate area between Kirk Crescent and Hilltop 
Avenue features a variety of detached dwelling houses, of similar era and scale; however several 
have straight gables and dormer windows.

Relevant Planning History
None

APPLICATION DESCRIPTION

Description of Proposal
The existing garage, rear extension and conservatory would be removed, and replaced by 1½ 
storey extending along the entire length of the SE gable, of identical projection as the existing 
garage however its roof ridge would be higher than the original garage, tying in with the dwelling 
house’s existing roof profile and ridge height and forming a straight gable. The 1½ storey 
extension to the rear would be 8.65m in width with a projection of 6.2m. Its SE wall would line 
through with that of the side extension, however its roof would sit perpendicular to, and match the 
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roof ridge height of the existing dwelling house. Its rear facing gable would be straight. The 
existing single storey extension to the rear would be widened to join with the new rear extension, 
and its hipped roof replaced by altering the slope of the dwelling house’s original roof to cover this 
new extension. Finishing materials would comprise granite to the principal elevation, to match the 
existing frontage, and render and roof tiles to match existing, The original hipped roof profile of the 
NW gable would be altered to form a straight gable, and a box dormer is also proposed to the front 
elevation, however its design and finishing materials have been amended since original 
submission, following advice from the Planning Service. 

Supporting Documents
All drawings and supporting documents listed below can be viewed on the Council’s website at:
https://publicaccess.aberdeencity.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=PA7O4OBZMCL00
 
CONSULTATIONS

None required.

REPRESENTATIONS

None

MATERIAL CONSIDERATIONS

Legislative Requirements
Sections 25 and 37(2) of the Town and Country Planning (Scotland) Act 1997 require that where, 
in making any determination under the planning acts, regard is to be had to the provisions of the 
Development Plan and that determination shall be made in accordance with the plan, so far as 
material to the application unless material considerations indicate otherwise.     

Aberdeen Local Development Plan (ALDP)
 Policy H1 (Residential Areas)
 Policy D1 (Quality Placemaking by Design)

Supplementary Guidance and Technical Advice Notes
 The Householder Development Guide

EVALUATION

Principle of Development
The application site is located within a residential area, under Policy H1 (Residential Areas) of the 
ALDP and the application relates to householder development. The proposal would comply with 
this policy in principle if it does not constitute over-development; the character and amenity of the 
surrounding area is not adversely affected; and it complies with associated SG. These issues are 
assessed in the evaluation below.

Layout, Siting and Design
The proposal complies with certain criteria contained in the Householder Development Guide for 
the following reasons: The original dwelling house had a footprint of 92sq.m. Subsequent rear 
extensions and the addition of the garage have resulted in an increase in the footprint to 156sq.m. 
The proposal would further increase the footprint to 188sq.m, marginally above the 100% 
maximum increase permitted on the original dwelling house however it would result in an 
acceptable level of built site coverage within the curtilage, and which at 30% would be relatively 

https://publicaccess.aberdeencity.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=PA7O4OBZMCL00
https://publicaccess.aberdeencity.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=PA7O4OBZMCL00
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low and consistent with the level of development within neighbouring plots. Overdevelopment of 
the plot would therefore not be an issue as the resultant scale of the extension would be 
acceptable in relation to both the scale of the existing dwelling house and within the wider area. 
The scale of the new development would neither be readily apparent from a public viewpoint nor 
impact on the established pattern of development.

The scale, design and dimensions of the proposed dormer to the principal elevation, as amended, 
would be fully compliant with the advice contained in the Householder Development Guidance, 
being of an acceptable scale and position within the roof, with sufficient unaltered areas of roof 
space visible around the dormer to prevent visual clutter; it would be extensively glazed with 
windows positioned to the extremities; and finishing materials (slate) would integrate with the 
existing roof. The surrounding area features many properties, which have added/extended 
dormers to their principle elevations. Therefore, the proposed dormer would have minimal impact 
to current visual amenity of the streetscape.  

Although it could be argued that the cumulative impact of the proposed extensions and roof 
alterations would result in the proposed works overwhelming and masking the original architectural 
design of the dwelling house, contrary to the guidance contained in the HDG, the proposed 
extensions would respect the existing eaves and roof ridge height, and when considered in the 
context of surrounding properties, which exhibit a wide variety of house styles and scale and 
where no particular architectural style predominates, then the proposal can be considered to have 
minimal additional impact on the current visual amenity of the streetscape and would represent an 
acceptable form of development given its locale. It is therefore considered that the proposed 
extension would make an acceptable contribution to its setting, due consideration having been 
paid to its siting, scale, massing and finishing materials in compliance with the aims of Policy D1 
(Quality Placemaking by Design).  

Impact on Residential Amenity
Notwithstanding the above, general principles contained in the HDG require that no extension or 
alteration should result in a situation where the amenity of any neighbouring properties would be 
adversely affected. Significant adverse impact on privacy, daylight and general amenity will count 
against a development proposal. Policy H1 (Residential Areas) of the ALDP also requires that 
existing residential amenity be retained. 

The adjacent dwelling house to the immediate south east, 37 Cults Avenue, sits on a slightly lower 
level than the application dwelling house and the properties are 2.26m apart. The facing gable of 
this neighbouring dwelling house has a window both at ground and upper floor levels, serving 
bedrooms, and which are the only source of daylight to these rooms. The lower bedroom currently 
faces the side elevation of the applicants existing garage, and when calculations based on the 25° 
Method, a technique contained in the BRE Information Paper on ‘Site Layout Planning for Daylight’ 
are applied to this window, based on the height of the existing garage, they show no impact to this 
window’s level of daylight receipt. However, when the same calculation is applied to this window 
based on the height of the rear element of the new extension, calculations indicate a substantial 
loss of daylight receipt to this window, of an unacceptable level. The upper bedroom window 
would be unaffected. There is also a kitchen window at ground floor level facing the proposed 
extension however it is not considered to be a habitable room for the purpose of these 
calculations. Other residential amenity issues such as additional overshadowing and loss of 
privacy are shown to have no impact to any neighbouring property. The proposal nevertheless 
fails to meet Policy H1 (Residential Areas) due to an unacceptable loss of amenity to 37 Cults 
Avenue by reason of loss of daylight to a habitable room, and there are no material considerations 
that would warrant approval of this application, contrary to policy. Proposed amendments put 
forward by the Planning Service to lessen the impact to 37 Cults Avenue to within an acceptable 
level, by setting the rear element of the 1½ storey extension further from the mutual boundary, 
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have not been accepted by the applicant, who wishes the application to be determined as 
submitted.
  
RECOMMENDATION

Refuse

REASON FOR RECOMMENDATION

Although the proposal is considered to meet certain criteria contained in the Householder 
Development Guide relating to scale, materials and design, and would have minimal visual impact 
on the steetscape, the proposal would have an adverse impact on the residential amenity curently 
enjoyed by 37 Cults Avenue, by reason of an unacceptable loss of daylight to a ground floor 
window serving a habitable room, and would therefore be contrary to Policy H1 (Residential 
Areas) of the Aberdeen Local Plan in addition to the general principles contained in the 
Supplementary Guidance: Householder Development Guide. There are no material planning 
considerations which would warrant approval of consent in this instance.


